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ITEM 6 IPART DRAFT FINDINGS - REVIEW OF WEST DAPTO DEVELOPMENT 
CONTRIBUTIONS PLAN 2020 

On 28 February 2020 the Independent Pricing and Regulatory Tribunal (IPART) published a draft 
assessment of Council’s West Dapto Development Contributions Plan, 2020.  The report is available 
online for public comment via IPART’s website until 27 March 2020.  Council and the community are 
invited to provide their feedback. Staff have considered the 24 recommendations made by IPART.  The 
implications of IPART’s draft findings are summarised in this report. Staff are also seeking Councillor 
support to make a formal submission.   

RECOMMENDATION 

1 The IPART draft Report Assessment of draft West Dapto Development Contributions Plan, 2020 be 
noted. 

2 Council support staff making a formal public submission in response to the IPART draft report 
consistent with the advice provided in this report. 

REPORT AUTHORISATIONS 
Report of: Chris Stewart, Manager City Strategy 
Authorised by: Linda Davis, Director Planning + Environment - Future City + Neighbourhoods 

ATTACHMENTS 
1  IPART draft Report Assessment of draft West Dapto Development Contributions Plan, 2020 
2  Council Staff Summary Response to IPART draft 24 Recommendations 
3  Council Staff Initial Response to IPART October 2016 Recommendation 29 
 

BACKGROUND 
This report relates to the broader review of the West Dapto Development Contributions Plan, 2017  
(2017 Plan), as recommended by IPART in October 2016. On 24 June 2019, the Draft West Dapto 
Development Contributions Plan 2020 (Draft 2020 Plan) was endorsed by Council for exhibition and 
subsequent submission to IPART for review. 
The Draft 2020 Plan was exhibited from 29 June to 2 August 2019 with late submissions accepted. A 
total of 33 submissions were received as a consequence of the exhibition process.   
The majority of submissions were received from landowners in Stages 4 and 5 of the West Dapto 
release area. The concerns related to the proposed continued levying of one flat contribution rate across 
all stages, rather than separate contribution rates for each stage, or separate contribution rates for 
stages 1-3 & 4-5 referred to in Recommendation 29 of the 2016 IPART Report. Staff addressed this 
issue and others raised in a post exhibition report to Council on 2 September 2019. 
At the September 2019 meeting, Council resolved that: 

1 The key issues raised in submissions be noted. 

2 The Draft West Dapto Development Contributions Plan (2020) be submitted to IPART (as 
exhibited) along with full copies of all submissions received for independent review. 

3 A report be presented back to Council with the IPART recommendations and NSW Minister for 
Planning’s advice in relation to the finalisation of the 2020 Plan. The report will clearly outline 
how all public submissions have been considered and responded to during preparation of the 
final 2020 Plan.  



 Ordinary Meeting of Council 16 March 2020 516 

 

 

On 16 September 2019, staff requested IPART assessment of the Draft 2020 Plan.  
On 4 October 2019, IPART commenced assessment of the Draft 2020 Plan following an adequacy 
review. During the assessment Council staff and IPART staff worked collaboratively to ensure any 
questions IPART had of Council were communicated and resolved efficiently.  
On 28 February 2020, IPART published a draft assessment of Council’s Draft 2020 Plan. A summary of 
IPART’s draft report is provided as follows: 

• IPART has made 24 draft recommendations.  

• IPART recommend a net cost reduction from $972 million to $946 million (2.7% reduction of 
costs / income).  IPART notes that reduction will notionally lower the contribution rate for a typical 
detached dwelling (4-bedroom house) from $52,951 to $50,953.  It is important to note this figure 
does not factor in IPART’s proposed separate apportionment approach between stages (see 
Recommendation 22 below).   

• Recommendation 5 - IPART recommends Council reduce the cost of cycleway network yet to 
be completed by $27,255,864 based on a per linear metre unit rate of $311, which includes a 
15% contingency allowance.  

• Recommendation 22 - IPART recommends creating two separate contribution catchments being 
Stages 1-4 and Stage 5 for apportionment of transport, stormwater and administration costs.  
IPART is accepting of Council’s proposed approach of equal apportionment across the five 
stages for open space and community facilities.  IPART has not costed the recommended 
apportionment approach and would like to work with Council to calculate the separate rates.  

• Recommendation 13 - IPART has recommended a change in the contribution rating approach 
for residential and non-residential (commercial / industrial) development that would result in an 
increase to the non-residential rates. IPART recommends that the Draft 2020 Plan apportion 
stormwater management costs between residential and non-residential based on the relative 
share (unadjusted) of net developable area (NDA).  

• Of the 24 IPART recommendations, eight would result in an increase in the cost of certain 
infrastructure works and / or land while nine would result in a decrease in the cost of certain 
infrastructure works and / or land.  

• IPART recommended contribution rate changes in summary are: 

IPART rate 
recommendations  

Council 
proposed rate 

IPART 
recommended rate* 

Change in 
dollars  

% change 

Commercial (per 
hectare) 

$367,320 $368,570 $1,250 0.3 ↑ 

Industrial (per 
hectare) 

$74,003 $127,433 $53,430 72.2 ↑ 

Residential 
dwelling/lot* 

$52,951 $50,953 -$1,998 3.8 ↓ 

*IPART recommended rates sourced from section 1.3.3 IPART’s draft report at Attachment 1 
The IPART draft report is available for public comment until 27 March 2020. Link to IPART’s draft report: 
https://www.ipart.nsw.gov.au/files/sharedassets/website/shared-files/local-government-contribution-
plans-review-of-plans-wollongong-city-council-west-dapto-2020/publications/draft-report-assessment-of-
west-dapto-contributions-plan-2020-wollongong-city-council-28-february-2020.pdf 
  

https://www.ipart.nsw.gov.au/files/sharedassets/website/shared-files/local-government-contribution-plans-review-of-plans-wollongong-city-council-west-dapto-2020/publications/draft-report-assessment-of-west-dapto-contributions-plan-2020-wollongong-city-council-28-february-2020.pdf
https://www.ipart.nsw.gov.au/files/sharedassets/website/shared-files/local-government-contribution-plans-review-of-plans-wollongong-city-council-west-dapto-2020/publications/draft-report-assessment-of-west-dapto-contributions-plan-2020-wollongong-city-council-28-february-2020.pdf
https://www.ipart.nsw.gov.au/files/sharedassets/website/shared-files/local-government-contribution-plans-review-of-plans-wollongong-city-council-west-dapto-2020/publications/draft-report-assessment-of-west-dapto-contributions-plan-2020-wollongong-city-council-28-february-2020.pdf
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PROPOSAL 
Staff have undertaken an initial review of IPART’s draft report and 24 recommendations. Attachment 2 
provides a summary of staff’s initial review. Overall staff generally support 16 recommendations, 
disagree with two recommendations and will undertake further analysis of six remaining 
recommendations before forming a final opinion. 
The two recommendations not supported by staff are: 
Recommendation 5  
The reduced cycleway provision proposed by IPART would not allow Council to feasibly deliver this 
essential infrastructure item for the West Dapto community. Council considers a higher per linear metre 
unit rate is justified and staff will provide further evidence to support a higher rate based on recent 
Council projects. IPART has openly invited more evidence to support Council’s position.  
Recommendation 22 

IPART’s latest recommendation varies from its October 2016 Recommendation 29. In the 2016 report, 
IPART recommended Council consider two options either remove stages 4 and 5 from the Contributions 
Plan or include separate contributions in the Plan for stages 1-3 and 4-5. IPART is now recommending 
that stage 5 alone be separated.  
The 24 June 2019, Council report detailed how creation of separate contribution catchments was 
considered and not supported by staff and the reasons for the proposed flat rate position put forward in 
the Draft 2020 Plan. The detailed reasoning is again provided at Attachment 3 of this report.   
The Draft 2020 Plan did not divide the release area into staged based contribution rates due to: 

• the shared demand nexus nature of infrastructure 

• whole release area planning benefits. All 5 stages will experience value uplift benefit from being part 
of a release area. One contribution rate for all 5 stages recognises this shared benefit and therefore 
socialises the contribution to essential infrastructure 

• ensuring consistency throughout Contributions Plan reviews. Council has been collecting 
contributions based on one flat rate for the release area since 2010. Introducing a two-catchment 
approach at this late stage in development of the release area would create an inequitable approach 
compared to past contributions 

• the limitations of the indicative rates provided by IPART in October 2016 

• the views raised in the more recent IPART 2019 discussion paper "Inclusion of roads in 
contributions plans". The paper refers to a stakeholder workshop where it was generally agreed that 
the benefits of apportioning road costs across a broad catchment outweigh the complexity of 
accurately apportioning the costs within smaller catchments.  

It is noted that IPART has not costed the separate contributions catchment recommendation and would 
like to work with Council to calculate the separate rates. Indicative rates based on the IPART 
recommended two-catchment approach are provided below. It is also important to note that the 
calculation undertaken by staff only test Recommendation 22. A further detailed analysis will be 
undertaken by staff to understand the implications of all 24 recommendations.  
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In summary a two-catchment contribution approach would result in the following indicative rates: 

 
Council Proposed 

Single Rate 

IPART Recommended 2 separate 
Contribution Catchments 
(Council staff preliminary  
indicative rates estimate) 

  Stage 1-4 Stage 5 Difference  

Residential dwelling/lot* $52,951 $58,000 $33,000 $25,000 

Introduction of the two-catchment approach will result in one part of the release area paying higher 
contributions than the other and a higher contribution rate than that proposed by Council.  
IPART Recommendation 13 relating to non-residential rates would result in substantial variation to the 
Industrial development contributions proposed by Council which would notionally be a 72.2% increase. 
Staff will review this recommendation in more detail.  
Staff will continue to review six of the IPART recommendations as outlined in Attachment 2 which may 
identify other areas for objection and / or clarification. 
Next steps in IPART assessment and finalisation of the Contributions Plan  

• Exhibition of IPART’s draft report ends 27 March 2020. Staff intend to make a formal submission.  

• IPART will consider all submissions, including Council’s.   

• IPART will prepare a final report and submit to the Local Government Delegated Committee. 
IPART is targeting May 2020 for a decision to be made on its final report at which time the 
Minister for Planning will be provided recommendations.  

• The Minister for Planning will subsequently provide advice to Council 

• Council will consider a final 2020 Plan for adoption consistent with Minister for Planning advice 

• Staff are targeting completion of this process prior to the end of this financial year to ensure 
Council can continue to collect contributions above the State imposed $30,000 per lot/dwelling 
cap.  

CONSULTATION AND COMMUNICATION 
Internal 
The Land Use Planning and Urban Release teams jointly prepared the Draft 2020 Plan. As part of this 
process internal consultation was carried out with Infrastructure Strategy and Planning, Library & 
Community Services, Project Delivery, Finance and Recreation Services. The Draft 2020 Plan has been 
prepared in accordance with a Probity Plan designed to guide the review process and ensure it is 
undertaken without reference to Council’s commercial interests or objectives as a landowner.  
External 
IPART and the Department of Planning, Industry and Environment (DPIE) have been consulted 
throughout the process of preparing the Draft 2020 Plan and during IPART’s assessment of the Plan.  
The Draft 2020 Plan was exhibited between 29 June and 2 August 2019. 33 submissions were received. 
Late submissions were accepted until 16 August 2019. A number of community and industry group 
briefings were undertaken during the exhibition.  
Council staff are notifying all submitters of the release of IPART’s draft report.  
Urban Release and Land Use Planning staff continue to be available to discuss specific comments / 
issues interested parties may have.  
Council officers will continue to work with IPART throughout the assessment process. 
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PLANNING AND POLICY IMPACT 
This report contributes to the delivery of Our Wollongong 2028 Goal “We have an innovative and 
sustainable economy”.  It specifically delivers on the following:  

Community Strategic Plan Delivery Program 2018-2021 Operational Plan 2019-20 

Strategy 3 Year Action Operational Plan Actions 

2.1.5  West Dapto urban growth is 
effectively managed to balance 
employment and population growth  

2.1.5.1 Continued to implement 
the infrastructure Delivery 
Program to support the 
West Dapto Urban Release 
Area 

Continue to implement the 
Infrastructure Delivery Program to 
support the West Dapto Urban 
Release Area 

SUSTAINABILITY IMPLICATIONS 
The draft West Dapto Development Contributions Plan, 2020 would ensure continued and improved 
essential infrastructure service delivery is provided for the existing and growing population of West Dapto 
in the future.  
The Draft 2020 Plan is implementing the West Dapto Vision 2018 and Structure Plan. The Vision looks 
to ensure the communities at West Dapto will be healthy, sustainable and resilient with active and 
passive open space accessible by walkways, cycleways and public transport. The scope of essential 
infrastructure proposed in the Draft 2020 Plan will help to deliver on this vision contributing to more 
sustainable urban outcomes at West Dapto.  

RISK MANAGEMENT 
Council is committed to biennial review of the 2017 Plan consistent with IPART’s October 2016 
Recommendation 40, which recommended that the Plan be reviewed at least every two years during the 
next 10 years. 
On 1 July 2020, the State Government Local Infrastructure Growth Scheme (LIGS) funding will be 
removed and it is therefore imperative that Council has an adopted IPART reviewed Contributions Plan 
to ensure it can continue to levy more than the $30,000 cap amount. 
To ensure the 2020 Plan is adopted before 1 July 2020, finalisation of IPART’s assessment needs to 
occur as soon as possible to allow the Minister for Planning consideration of the final IPART 
recommendations and provide advice to Council.  
Should the 2020 Plan not be adopted before 1 July 2020, Council will be limited to levy developments at 
$30,000 per lot or dwelling. This would create a financial shortfall of approximately $22,950.94 for each 
lot or additional dwelling levied until the 2020 Plan is adopted based on Council’s Draft 2020 Plan. The 
shortfall would be greater for stages 1-4 based on IPART’s proposed separate contribution catchment 
approach in draft Recommendation 22. The timing of essential infrastructure delivery would also likely be 
affected.  

FINANCIAL IMPLICATIONS 
Development of the West Dapto Urban Release Area will result in significant demands for both state and 
local infrastructure. The Draft 2020 Plan provides an important mechanism to levy a development 
contribution toward the cost of providing local infrastructure.  
The shortfall in funding of essential local infrastructure to support West Dapto was estimated by IPART 
in their 2016 report to be $428 million. Finalising this Draft 2020 Plan will further address the risk by 
ensuring that the full cost of local infrastructure eligible to be funded under Section 7.11 can be funded 
through development contributions and/or LIGS funding after 1 July 2020. 
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CONCLUSION 
The West Dapto Development Contributions Plan is a key document for the Urban Release Area as it 
provides the mechanism to collect development contributions to fund essential local infrastructure 
required to support new development in the future communities.  
On 28 February 2020, IPART published a draft assessment of the Draft 2020 Plan. Staff have 
considered the 24 recommendations made by IPART.  The implications of IPART’s draft findings are 
summarised in this report. It is recommended that Council support making a formal submission to 
IPART, in particular highlighting the implications of a two-catchment contribution rate approach.  
Following the IPART review and advice from the Minister for Planning, the 2020 Plan will be reported 
back to Council for further consideration and possible adoption. The subsequent report will also clearly 
outline how all public submissions have been considered during preparation of the final 2020 Plan.  
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